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Introduction 

The  neighborhood  of  Jamaica  Plain  was  originally  part  of  the  Town 
of  Roxbury,  which  incorporated  West  Roxbury  as  well.   When  West  Roxbury 
became  a  separate  township  in  1851  no  formal  boundary  existed  between 
Jamaica  Plain  and  other  sections  of  the  community.   Jamaica  Plain  has 
never  had  a  clearly  defined  geography;  even  today  its  perimeter  is  not 
fixed. 

The  developments  of  a  new  water  supply  and  the  railroad  within  the 
area  changed  it  from  a  primarily  agricultural  center  for  Boston  into  the 
residential  and  manufacturing  district  it  remains  to  this  day.   Late  in 
the  18th  century,  a  water  system  was  established  which  supplied  much  of 
the  city's  water  for  fifty  years.   It  also  attracted  breweries  and 
tanneries,  which  rely  on  water,  to  Jamaica  Plain.   The  railroad  appeared 
along  Washington  Street  in  the  1830s.   In  its  wake  followed  commuters, 
changing  the  neighborhood  from  an  enclave  of  farmers  and  the  wealthy  to 
a  more  mixed  community.   The  extension  of  the  trolley  from  Roxbury  to 
West  Roxbury  in  the  1870s  accelerated  the  metamorphosis  and  opened 
Jamaica  Plain  up  to  middle-class  inmigration.   Many  estates  were 
subdivided  to  accommodate  the  influx  but  Olmsted's  "emerald  necklace" 
still  preserves  open  space  in  the  neighborhood. 

The  housing  stock  in  Jamaica  Plain  is  made  up  of  the  various  types 
of  structures  found  in  Boston — triple-deckers,  duplexes,  single-family 
frame  houses,  public  housing  projects,  ranch-style  dwellings.   The 
neighborhood  is  also  integrated  racially,  without  the  widespread 
abandonment  that  has  marked  integration  elsewhere  in  Boston. 


Jamaica  Plain  consists  of  several  subareas,  and  for  the  purposes  of 
this  narrative  they  will  be  aggregated  as  follows:   Egleston  Square; 
Forest  Hills  and  Woodbourne;  Hyde  Square;  Jamaica  Central,  Jamaica 
South,  Stony  Brook  and  Sumner  Hill;  Jamaica  Pond  and  Jamaica  Hills. 
(These  areas  are  defined  by  the  Neighborhood  Statistics  Program 
geography,  as  shown  on  the  attached  map). 
Population 

Jamaica  Plain  housed  39,547  people  in  1980,  down  17  percent  from 
1970.   The  components  of  the  change  are  mixed:   a  160  percent  jump  among 
Hispanic  residents,  a  9  percent  increase  among  blacks  and  a  25  percent 
growth  in  the  number  of  Asians.  These  increases  did  not  balance  the  37 
percent  decline  found  among  the  white  population  because  the  minority 
groups  were  still  not  numerous. 

In  1980,  Jamaica  Plain  was  68  percent  white,  15  percent  black,  2 
percent  Asian,  American  Indian  or  Pacific  Islander,  20  percent  Hispanic 
and  15  percent  "other".   The  racial  composition  by  subneighborhood 
ranges  from  94  percent  white,  4  percent  black  and  3  percent  Hispanic  in 
Jamaica  Hills  to  36  percent  white,  30  percent  black  and  42  percent 
Hispanic  in  Hyde  Square. 

With  39,547  inhabitants,  Jamaica  Plain  held  7  percent  of   Boston 
residents  in  1980  and  a  disproportionate  number  of  the  city's 
Hispanics.   Although  fewer  than  8,000  Hispanic  Bostonians  lived  in 
Jamaica  Plain  in  1980,  they  accounted  for  22  percent  of  the  city  total. 
The  neighborhood  also  housed  23  percent  of  the  individuals  classified  as 
"other"  in  Boston.   Only  in  Forest  Hills-Woodbourne  (  referred  to  from 
here  on  as  Forest  Hills)  was  there  a  sizable  Asian  population,  and  both 


Hyde  Square  and  Egleston  Square  included  large  black  populations.   The 
most  racially  integrated  areas  of  Jamaica  Plain  were  Hyde  Square, 
Egleston  Square,  and  Jamaica  Central-Sumner  Hill- 
Stony  Brook  (hereafter  referred  to  as  Jamaica  Central),  where  the  racial 
distribution,  although  uneven,  showed  more  of  a  balance  than  elsewhere 
in  the  district.   The  population  density  dropped  steadily  between  1950 
and  1980  from  30  persons/acre  to  20/acre. 
Age 

The  largest  cohort  in  Jamaica  Plain  in  1980  was  aged  25-29  years, 
and  made  up  12  percent  of  the  total.   Residents  in  their  twenties 
accounted  for  23  percent  of  the  total,  and  those  in  their  thirties 
contributed  18  percent  of  the  neighborhood  population.   Another  16 
percent  were  over  65  years  old  and  15  percent  were  adolescents.   The 
smallest  cohort  (8%  of  the  total)  included  45-54  year-olds. 

Over  18  percent  of  the  inhabitants  in  Egleston  Square  and  Hyde 
Square  were  small  children  in  1980,  and  these  two  subareas  also  housed 
proportionately  more  of  the  neighborhood's  teenagers — 34  percent  of 
Jamaica  Plain  teens  lived  in  Hyde  Square  and  20  percent  in  Egleston 
Square.   Approximately  a  fifth  of  the  populations  in  Hyde  Square  (22Z) 
and  Egleston  Square  (19%)  were  adolescents.   Jamaica  Hills  had  the 
smallest  proportion  of  young  inhabitants,  with  16  percent  under  20  years 
of  age.   Forest  Hills  and  Hyde  Square  had  the  highest  proportions  of 
20-24  year  olds  (12%),  and  Jamaica  Central  had  the  lowest  (5%).   The 
latter  area,  however,  contained  the  largest  proportional  population  of 
25-29  year-olds  in  the  district  (14%),  and  Egleston  Square  housed  the 
smallest  (9%) .   The  five  subneighborhoods  of  Jamaica  Plain  were 
populated  by  similar  proportions  of  30-44  year-olds  (about  18%)  and. 


except  for  Forest  Hills,  roughly  similar  groups  aged  45-54  (7%  in 
Egleston  Square  up  to  8%  in  Jamaica  Central) .   The  median  age  in  Jamaica 
Plain  averaged  out  to  29.8  years  (vs.  28.9  years  citywide) ,  but  ranged 
from  24  years  in  Hyde  Square  to  38  years  in  Jamaica  Hills.   Reasons  for 
the  high  median  age  in  Jamaica  Hills  included  the  small  share  of 
children  under  10  (7%)  and  the  high  proportion  of  aged  (15%). 
Household  Composition 

Most  (94%)  of  Jamaica  Plain  inhabitants  formed  households.   The 
subarea  totals  started  at  a  low  of  87  percent  in  Jamaica  Hills  and 
topped  out  at  99  percent  in  Hyde  Square.   One  reason  for  the  relatively 
low  share  of  Jamaica  Hills  residents  in  households  is  that  28  percent  of 
the  large  elderly  population  there  lived  in  group  quarters. 

Sixty-one  percent  of  the  households  in  Jamaica  Plain  were 
families — from  a  high  of  75  percent  in  Hyde  Square  to  a  low  of  48 
percent  in  Jamaica  Hills.   The  smallest  shares  of  married  couples  among 
family  households  were  found  in  Hyde  and  Egleston  Squares  (49%  and  50%, 
respectively,  compared  to  79%  in  Jamaica  Hills).   Overall,  just  over 
half  of  neighborhood  families  included  children  under  age  18 — ranging 
from  67  percent  in  Hyde  and  Egleston  Squares  to  36  percent  in  Jamaica 
Hills.   Couples  with  dependent  children  were  most  common  in  Hyde  and 
Egleston  Squares  (65%  and  60%,  respectively). 

Jamaica  Hills  registered  a  very  low  proportion  of  single  women 
heading  families  (16%)  compared  to  43  percent  in  Egleston  and  Hyde 
Squares.   Furthermore,  one  third  of  those  Jamaica  Hills  women  supported 
young  children,  versus  78  percent  of  those  in  Hyde  Square  and  84  percent 
in  Egleston  Square.   On  average,  47  percent  of  married  couples  in 
Jamaica  Plain  had  children  (vs.  64%  in  Boston),  32  percent  of  families 


were  headed  by  single  women  (vs.  30%  citywide) ,  and  two-thirds  of  single 
mothers  had  young  children  to  support  (vs.  59%  citywide).   Among  the 
subdistricts  in  Jamaica  Plain,  Jamaica  Hills  had  the  highest  share  of 
female  nonfamily  households  (31%).   In  Jamaica  Central,  which  housed  30 
percent  of  the  unmarried  women  in  Jamaica  Plain,  27  percent  of  nonfamily 
households  were  female. 
Household  Size 

Throughout  Jamaica  Plain,  30  percent  of  the  households  consisted  of 
a  single  person,  but  the  share  reached  as  high  as  36  percent  in  Jamaica 
Hills  and  as  low  as  20  percent  in  Hyde  Square  (vs.  37%  in  Boston). 
Thirty  percent  again  of  Jamaica  Plain  households  were  made  up  of  two 
individuals  (vs.  29%  in  Boston) — from  22  percent  in  Egleston  Square  to 
35  percent  in  Jamaica  Hills.   Large  households  within  the  neighborhood 
predominated  in  Hyde  Square  (18%  of  households  there  were  three-person, 
15%  were  four-person  and  24%  were  five  or  more-person  households) . 
Egleston  Square  ranked  second:   17  percent  of  households  contained  three 
people,  15  percent  held  four  and  24  percent  consisted  of  five  or  more 
members.   Jamaica  Hills  brought  up  the  rear  with  the  smallest  share  of 
large  households  (16%  held  four  people  or  more).   One  reason  for  the 
small  households  so  prevalent  in  Jamaica  Hills  may  stem  from  the 
conversion  of  many  large  Victorian  homes  near  the  Pond  into 
condominiums. 

Residential  stability  in  Jamaica  Plain,  as  measured  by  the  1980 
Census,  surpassed  the  city  rate.   Throughout  the  neighborhood  it 
averaged  55  percent  (compared  to  the  Boston  figure  of  53%) ,  but  ranged 
from  52  percent  in  Jamaica  Central,  53  percent  in  Jamaica  Hills,  and  56 
percent  in  Hyde  and  Egleston  Squares  to  63  percent  in  Forest  Hills. 


Language  Spoken  at  Home 

Thirty-seven  percent  of  residents  aged  5  to  17  did  not  speak 
English  at  home,  and  14  percent  of  them  had  trouble  with  that  language. 
Among  adults,  a  quarter  were  foreign-language  speakers  and  31  percent  of 
that  group  did  not  speak  English  well.   These  neighborhood-wide  totals 
break  down  to  27  percent  of  residents  being  non-native  English-speakers 
and  27  percent  of  that  group  speaking  English  badly,  if  at  all.   In 
Egleston  Square,  38  percent  of  residents  did  not  talk  English  at  home, 
nor  did  48  percent  of  Hyde  Square  inhabitants  and  35  percent  of  the 
people  living  in  Jamaica  Central.   High  concentrations  of  non-English 
speakers  among  the  foreign-born  also  lived  in  these  three 
subneighborhoods  (26%,  33%  and  35%,  respectively). 
Education 

Seven  percent  of  Boston  children  enrolled  in  school  in  1980  lived 
in  Jamaica  Plain.   Those  children  in  school  tended  to  be  concentrated  in 
elementary  school  and  college  (46%  and  30%  of  the  total,  respectively). 
In  Egleston  and  Hyde  Squares,  the  proportions  of  children  in  grammar 
school  were  high  (60%  and  55%,  respectively)  compared  to  Forest 
Hills  (40%)  and  Jamaica  Hills  (31%).   The  largest  percentages  of 
students  in  high  school  could  be  found  in  Forest  Hills  and  Hyde  Square 
(26%  and  24%  of  the  respective  totals),  but  the  gap  between  the  smallest 
and  largest  shares  was  only  ten  percentage  points.   The  college  students 
in  Jamaica  Hills  represented  a  much  bigger  proportion  of  that 
neighborhood's  school-age  population  (51%)  than  they  did  in  other 
subareas  (down  to  40%  in  Jamaica  Central  and  16%  in  Egleston  Square)  . 
Two  thirds  of  adults  in  Jamaica  Plain  aged  25  years  and  more  had 
graduated  from  high  school  in  1980,  compared  to  64  percent  citywide. 
The  district  average  obscured  the  variations  among  the  subareas:   85 


percent  in  Jamaica  Hills,  78  percent  in  Forest  Hills,  and  55  percent  in 
Egleston  Square.   The  proportion  of  adults  who  had  earned  college 
degrees  ranged  from  a  low  of  11  percent  in  Egleston  and  Hyde  Squares  to 
a  high  of  41  percent  in  Jamaica  Hills  and  averaged  out  to  23  percent  for 
the  neighborhood  as  a  whole  (vs.  20%  citywide). 
Labor  Force 

The  highest  labor  force  participation  rates  in  Jamaica  Plain  could 
be  found  in  Forest  Hills  (62%)  and  Jamaica  Hills  (61%),  and  the  lowest 
among  residents  of  Egleston  Square  (55%).   All  told,  58  percent  of 
Jamaica  Plain  residents  over  the  age  of  16  were  members  of  the  labor 
force  in  1980,  compared  to  the  citjwide  average  of  60  percent. 
Unemployment  in  the  neighborhood  varied  from  3  percent  in  Forest 
Hills  and  Jamaica  Hills  to  10  percent  in  Egleston  Square,  and  averaged 
5.7  percent  districtwide . 

Nearly  half  of  the  employed  civilian  adults  in  Jamaica  Hills  held 
professional-level  jobs  in  1980,  compared  to  28  percent  in  Jamaica 
Central,  26  percent  citywide,  and  16  percent  in  Egleston  Square.   The 
proportions  of  technical,  sales  and  administrative  staff  varied  less 
among  the  subneighborhoods,  from  a  low  of  28  percent  in  Hyde  Square  to  a 
high  of  39  percent  in  Forest  Hills  (vs.  34%  citywide).  Service 
industries  employed  slightly  more  residents  in  Jamaica  Plain  than 
citywide  (19%  vs.  18%),  including  25  percent  of  Hyde  Square  and  23 
percent  of  Egleston  Square  inhabitants.   A  fifth  of  district  and 
citywide  workers  were  employed  as  craftsmen  or  laborers,  with  the  share 
of  residents  in  Jamaica  Plain  neighborhoods  fluctuating  between  21 
percent  in  Jamaica  Central  and  31  percent  in  Egleston  Square.  (In 
Jamaica  Hills,  however,  only  9%  of  inhabitants  worked  in  such 
occupations.) 


Twenty-two  percent  of  all  families  in  Jamaica  Plain  included  no 
breadwinner.   Citywide,  that  average  was  19  percent.   The  proportions  of 
families  with  two  or  more  wage-earners  were  almost  identical  in  Jamaica 
Plain  and  Boston  (48.5%  vs.  49.2%).   The  highest  share  of  families 
without  support  could  be  found  in  Egleston  Square  (29%),  with  Hyde 
Square  a  close  second  (27%),  and  Forest  Hills  last  (11%).   Hyde  Square 
(35%)  and  Jamaica  Central  (32%)  witnessed  the  largest  proportions  of 
families  in  Jamaica  Plain  with  only  one  breadwinner.   The  lowest  share 
of  such  families  lived  in  Jamaica  Hills  (25%) ,  where  62  percent  of 
families  contained  two  or  more  workers. 

Although  Jamaica  Plain  housed  7  percent  of  Boston's  population  in 
1980,  and  just  under  7  percent  of  its  work  force,  14  percent  of  city 
workers  employed  in  agriculture,  fishing  and  forestry  lived  in  the 
neighborhood,  as  did  9  percent  of  those  working  in  health  services  and  8 
percent  of  those  in  educational  services.   Generally,  however,  the 
economic  structure  of  the  neighborhood  closely  resembled  that  of  the 
city.   Similar  shares  of  workers  in  Jamaica  Plain  and  in  Boston  held 
jobs  in  most  industries:   approximately  7  percent  in  transportation, 
communications  and  utilities,  and  about  5  percent  in  business  and  repair 
services.   Slight  differences  in  employment  patterns  arose  in  the 
sectors  of  trade  (17%  in  Boston  vs.  14%  in  Jamaica  Plain),  finance,  real 
estate  and  insurance  (9%  vs.  8%),  health  services   (14%  vs.  19%), 
education  (11%  vs.  13%)  and  public  administration  (8%  vs.  7%). 
Income 

The  family  median  income  in  Jamaica  Plain  in  1980  lagged  behind  the 
city  average  ($15,392  vs.  $16,062)  because  of  the  concentration  of 
low-income  families  in  Egleston  and  Hyde  Squares.   The  spread  in  Jamaica 
Plain  reaches  from  a  high  of  $26,646  in  Jamaica  Hills  to  a  low  of 


$10,413  in  Hyde  Square.   Aside  from  Jamaica  Hills,  Forest  Hills 
was  the  only  other  subarea  in  the  district  with  a  family  median  income 
higher  than  the  citywide  average  ($19,028  vs.  $16,062).   Overall,  13 
percent  of  families  in  Jamaica  Plain  earned  less  than  $5,000  yearly, 
including  22  percent  of  those  in  Egleston  and  Hyde  Squares.   One-fifth 
of  neighborhood  families  had  incomes  of  between  $5,000  and  $10,000.   As 
income  rose  in  1980  the  proportion  of  district  families  represented  in 
each  category  shrank.   Seventeen  percent  of  Jamaica  Plain's  families  had 
earnings  of  $10,000-$14 , 999  annually,  14  percent  fell  into  the 
$15,000-$19,999  group,  and  another  12  percent  earned  up  to  $24,999. 
Neighborhood  variations,  so  evident  at  the  low  and  upper  ends  of  the 
income  scale,  are  less  apparent  in  this  middle  range.   Nearly  one 
quarter  of  Forest  Hills  families  had  annual  incomes  of  between  $10,000 
and  $14,999,  compared  to  13  percent  of  those  in  Jamaica  Hills  and  17 
percent  each  in  Jamaica  Central,  Hyde  Square  and  Egleston  Square.   All 
of  the  subneighborhoods  except  Jamaica  Central  contained  similar 
proportions  of  families  at  the  $15,000  to  $19,999  level  (between  9%  and 
14%  each  vs.  20%  in  Jamaica  Central).   Four  of  the  areas  also  had 
roughly  equal  shares  of  families  in  the  next  income  bracket  (10%  and 
12%,  compared  to  18%  in  Forest  Hills).  As  yearly  earnings  exceeded 
$25,000,  however,  discrepancies  appeared — 9  percent  of  families  living 
in  Hyde  and  Egleston  Squares  earned  between  $25,000  and  $34,999, 
compared  to  a  quarter  of  families  in  Jamaica  Hills  and  nearly  a  fifth  of 
those  in  Forest  Hills.  The  proportions  of  families  in  the  neighborhood 
and  city  overall  who  earned  over  $35,000  were  nearly  equal — 7  percent  of 
Jamaica  Plain's  families  belonged  in  the  $35,000-$49,999  category  in 
1980  compared  to  8  percent  citywide,  and  4  percent  of  neighborhood  and 
city  families  had  earnings  in  excess  of  $50,000.   In  Forest  Hills  11 


percent  of  families  earned  between  $35,000  and  $49,999  annually,  as  did 
12  percent  of  Jamaica  Hills  families.   In  the  latter  subarea,  17  percent 
of  the  families  had  incomes  of  $50,000  or  more  in  1980. 

Unrelated  individuals  living  in  Jamaica  Central  and  Forest 
Hills  tended  to  fare  better  than  those  in  Jamaica  Hills  (median  incomes 
were  $8,234,  $9,170  and  $8,207,  respectively).   The  proportion  of 
unrelated  individuals  in  Jamaica  Plain  who  earned  less  than  $5,000  per 
annum  exceeded  a  third  in  all  districts  but  one  (Forest  Hills,  with  a 
quarter)  and  actually  approached  half  in  Egleston  Square  (46%) .   All 
told,  35  percent  of  unrelated  individuals  in  Jamaica  Plain  had  incomes 
of  $5,000  or  less  in  1980,  and  another  28  percent  earned  up  to  $10,000 
yearly.   One-fifth  of  unrelated  individuals  residing  in  Jamaica  Plain 
fell  into  the  $10,000-$14,999  income  bracket,  including  26  percent  of 
those  in  Forest  Hills  and  15  percent  each  in  Hyde  and  Egleston  Squares. 
Another  7  percent  of  the  residents  in  each  of  the  latter  two  areas  had 
incomes  of  up  to  $24,999,  compared  to  16  percent  in  Jamaica  Hills.   In 
addition,  only  Jamaica  Hills  housed  a  sizable  percentage  of  individuals 
earning  over  $25,000  (6%),  and  housed  any  individuals  earning  $50,000  or 
more  (1%).   Median  incomes  for  unrelated  individuals  in  Jamaica  Plain 
ranged  from  $5,611  in  Egleston  Square  and  $7,055  in  Hyde  Square  to 
$9,170  in  Forest  Hills,  (vs.  $5,877  citywide) . 

Three-quarters  of  the  households  living  in  Jamaica  Plain  had  income 
from  earnings,  from  65  percent  in  Egleston  Square  to  79  percent  in 
Forest  Hills  and  Jamaica  Hills.   A  high  percentage  of  the  households 
throughout  the  neighborhood  received  social  security  payments;  the 
proportion  reached  as  high  as  30  percent  in  Jamaica  Hills  and  29  percent 
in  Forest  Hills  and  Jamaica  Central.   Welfare  assistance  comprised  a 
large  source  of  income  for  those  subareas  with  a  low  proportion  of 


elderly  (31%  in  Hyde  Square  and  29%  in  Egleston  Square).   Only  5  percent 
of  the  residents  in  Jamaica  Hills  received  public  assistance. 
Poverty  Status 

Thirty-seven  percent  of  the  families  at  all  income  levels  who  lived 
in  Jamaica  Hills  in  1980  included  dependent  children,  compared  to  70 
percent  of  those  in  Hyde  and  Egleston  Squares.   Forty-three  percent  of 
the  families  in  these  two  subneighborhoods  were  headed  by  women,  and 
four-fifths  of  them  supported  young  children  (87%  in  Egleston  Square  and 
83%  in  Hyde  Square).   In  Jamaica  Central,  64  percent  of  the  female  heads 
of  household  had  dependent  children,  versus  35  percent  in  Jamaica  Hills 
and  37  percent  in  Forest  Hills.   Both  of  the  latter  two  areas  showed 
large  concentrations  of  elderly  families — 24  percent  and  27  percent, 
respectively. 

Thirty-four  percent  of  the  families  in  Egleston  and  Hyde  Squares 
lived  in  poverty  in  1980,  compared  to  15  percent  in  Jamaica  Central,  5 
percent  in  Forest  Hills  and  4  percent  in  Jamaica  Hills.   Overall,  19 
percent  of  families  in  Jamaica  Plain  lived  below  the  poverty  line, 
including  32  percent  of  families  with  children,  44  percent  of 
female-headed  families,  60  percent  of  female-headed  families  with 
dependent  children,  and  5  percent  of  elderly  families. 

The  neighborhood  breakdown  for  1980  diverged  widely  from  the  Boston 
averages.   Eight  percent  of  families  with  children  who  lived  in  Forest 
Hills  and  Jamaica  Hills  were  in  poverty,  compared  to  46  percent  in 
Egleston  Square,  44  percent  in  Hyde  Square  and  24  percent  in  Jamaica 
Central.   The  citywide  figure  was  17  percent.   Sixty-one  percent  of 
female  householders  in  Egleston  Square  lived  in  poverty  in  1980,  and  71 
percent  of  them  supported  young  children.   In  Hyde  Square,  58  percent  of 


single  mothers  were  poor,  with  67  percent  having  dependent  children. 
Forest  Hills  boasted  the  smallest  proportion  of  female  householders  in 
poverty  (14%),  as  well  as  the  smallest  proportion  of  single  mothers  with 
young  children  in  poverty  (39%)  .   Jamaica  Hills  also  showed  a  relatively 
small  share  of  poor  female  householders  (15%),  but  A3  percent  of  those 
women  cared  for  dependent  children.  In  Jamaica  Central,  where  32  percent 
of  female  heads  of  family  lived  in  poverty,  43  percent  supported  young 
children.   (In  Boston,  53  percent  of  single  mothers  with  young  children 
were  poor.)   Poverty  among  elderly  families  was  less  marked — 10  percent 
in  Hyde  Square  and  9  percent  in  Jamaica  Central,  for  a  neighborhood 
total  of  5  percent  (vs.  7%  citywide). 

Throughout  Jamaica  Plain,  22  percent  of  unrelated  individuals  lived 
below  the  poverty  line — in  fact,  in  each  subarea  except  Forest 
Hills  the  concentration  of  poor  individuals  exceeded  one-fifth  of  the 
total.   The  share  of  aged  individuals  in  poverty  peaked  at  22  percent  in 
Hyde  Square  and  dropped  to  14  percent  in  Jamaica  Hills. 

Overall,  22  percent  of  the  residents  in  Jamaica  Plain  lived  below 
the  poverty  line  in  1980 — from  8  percent  in  Forest  Hills  to  34  percent 
in  Egleston  and  Hyde  Squares,  and  46  percent  had  incomes  of  tv/ice  the 
poverty  threshold — ranging  from  a  high  of  62  percent  in  Hyde  Square  to  a 
low  of  25  percent  in  Jamaica  Hills. 
Housing 

Thirty-two  percent  of  the  15,681  dwellings  in  Jamaica  Plain  were 
owner-occupied  in  1980,  making  owner-occupancy  more  prevalent  in  the 
neighborhood  overall  than  in  Boston  (27%).  Ownership  varied  among  the 
subareas  from  less  than  one-fifth  (19%)  in  Hyde  Square  to  nearly  half 
(48%)  in  Jamaica  Hills. 


In  1980,  97  percent  of  owners  in  Jamaica  Hills  were  white,  as  were 
93  percent  of  those  in  Jamaica  Central  and  Forest  Hills.   The  respective 
proportions  of  white  owner-occupants  in  Hyde  and  Egleston  Squares  were 
71  percent  and  61  percent.   Both  of  these  subneighborhoods  showed  higher 
concentrations  of  minority  owners  than  did  Jamaica  Plain  or  Boston:   in 
Hyde  Square,  8  percent  of  homeowners  were  black,  27  percent  were 
Hispanic  and  19  percent  were  classified  as  "other."  For  Egleston 
Square,  the  proportions  were  29  percent,  14  percent  and  9  percent, 
respectively.   In  contrast,  6  percent  of  the  owner-occupants  in  Jamaica 
Plain  were  black,  7  percent  were  Hispanic,  and  4  percent  were  considered 
to  be  "other"  (vs.  15%,  2%,  and  2%,  respectively,  citywide). 

Whites  also  made  up  large  proportions  of  the  renter  populations  in 
each  subneighborhood:   90  percent  or  more  in  Jamaica  Hills  and  Forest 
Hills,  over  80  percent  in  Jamaica  Central,  and  between  35  and  40  percent 
in  Hyde  and  Egleston  Squares.   A  third  each  of  the  renters  living 
Egleston  Square  in  1980  were  black  and  Hispanic,  and  26  percent  were 
classified  as  "other."   In  Hyde  Square,  32  percent  of  renters  were 
black,  38  percent  were  Hispanic  and  31  percent  were  "other."   These  were 
the  most  ethnically  balanced  tenant  populations  in  Jamaica  Plain  and 
presented  a  sharp  contrast  to  the  city  picture  (71%  white,  22%  black,  6% 
Hispanic  and  4%  "other") . 

Ten  percent  of  the  housing  in  Jamaica  Plain  was  vacant  in 
1980 — from  20  percent  in  Hyde  Square  down  to  4  percent  in  Forest 
Hills,  with  a  surprising  7  percent  in  Jamaica  Hills  as  well.   In  Hyde 
Square,  36  percent  of  the  vacant  units  were  available  for  rent,  62 
percent  were  held  for  occasional  use  and  44  percent  were  boarded  up. 


Although  no  other  district  in  Jamaica  Plain  exhibited  as  large  a  share 
of  boarded-up  units  as  Hyde  Square,  all  experienced  high  vacancy  rates 
for  rental  dwellings.   In  Egleston  Square,  47  percent  of  vacancies  were 
for  rent,  as  were  61  percent  of  those  in  Forest  Hills,  58  percent  of 
those  in  Jamaica  Central  and  37  percent  of  vacancies  in  Jamaica  Hills. 
An  identical  proportion  of  vacancies  in  the  latter  neighborhood  were  for 
sale.   Higher-than-average  shares  of  dwellings  in  Jamaica  Plain  were 
boarded  up  (24%  vs.  22%  citywide)  or  held  for  other  uses  (49%  vs.  39% 
citywide)  in  1980.   The  proportion  of  units  held  for  other  uses  reached 
51  percent  in  Egleston  Square,  39  percent  in  Jamaica  Central,  36  percent 
in  Forest  Hills  and  26  percent  in  Jamaica  Hills. 

Eighteen  percent  of  the  units  with  incomplete  plumbing  in  Hyde  and 
Egleston  Squares  were  owner-occupied,  as  were  53  percent  of  such  units 
in  Forest  Hills  and  30  percent  of  them  in  Jamaica  Hills.   Three-quarters 
of  the  dwellings  in  Hyde  Square  and  Jamaica  Central  that  lacked  full 
plumbing  in  1980  were  renter-occupied,  compared  to  63  percent  in  Jamaica 
Hills,  57  percent  in  Egleston  Square  and  47  percent  in  Forest 
Hills.   Only  in  Egleston  Square  were  a  sizable  percentage  of  such 
inadequate  units  vacant  (25%)  . 

Dwellings  in  Jamaica  Plain  tended  to  be  larger  than  in  Boston 
overall,  with  59  percent  containing  five  rooms  or  more  and  only  6 
percent  consisting  of  one  or  two  rooms  (citywide  the  shares  were  47% 
and  14%,  respectively).   Over  half  of  the  dwellings  in  each  of  the 
subneighborhoods  of  Jamaica  Plain  consisted  of  five  or  more  rooms  and  in 
Forest  Hills  and  Jamaica  Hills  that  proportion  rose  even  higher  (74%  and 
62%,  respectively).   The  median  number  of  rooms  per  dwelling  in  Jamaica 
Plain  was  4.7  in  1980,  versus  4.4  citywide. 


The  median  value  of  single-family  housing  in  Jamaica  Plain  averaged 
$37,327  in  1980,  from  $22,400  in  Egleston  Square  to  $33,000  in  Forest 
Hills  to  $64,300  in  Jamaica  Hills.   The  city  median  value  in  that  year 
fell  far  short  of  the  latter  number  ($36,000).   Mortgage  costs  were 
highest  in  Jamaica  Hills  as  well  ($564/month) ,  although  Egleston  Square 
came  in  a  close  second  at  $493/month.   The  lowest  mortgages  were 
registered  in  Hyde  Square  and  Forest  Hills  (about  $360/month) ,  and 
compared  favorably  to  the  citywide  figure  of  $407/month.   Without  a 
mortgage,  a  homeowner's  costs  fell  between  $225  and  $250  in  Hyde  Square, 
Forest  Hills  and  Jamaica  Central  (compared  to  under  $200  in  Egleston 
Square  and  over  $250  in  Jamaica  Hills).   Generally,  Boston  owners  who 
did  not  hold  mortgages  in  1980  paid  $245/month  for  their  homes. 

Median  gross  rents  in  Jamaica  Plain  were  for  the  most  part 
comparable  to  Boston  and  lay  within  a  limited  spectrum  ($220  in  Hyde  and 
Egleston  Squares,  about  $250  in  Jamaica  Central  and  Forest  Hills  and  as 
high  as  $300  in  Jamaica  Hills).   The  neighborhood-wide  median  of  $243  is 
nearly  identical  to  the  city  average  of  $251. 

Over  one-quarter  of  the  homeowners  in  Jamaica  Plain  moved  into 
their  houses  in  1975  or  later,  including  one-third  of  those  in  Jamaica 
Hills  and  about  27  percent  in  Jamaica  Central  and  Hyde  Square. 
Twenty-three  percent  of  owners  in  Egleston  Square  had  lived  in  their 
homes  for  five-to-ten  years,  and  another  22  percent  had  been  in  the  same 
dwelling  for  up  to  20  years.   The  same  proportion  had  occupied  their 
homes  for  over  30  years.   No  other  subneighborhood  of  Jamaica  Plain 
demonstrated  such  widespread  long-term  stability  except  Forest 
Hills  (where  the  relevant  proportions  were  22%,  20%  and  19%, 


respectively).   In  the  remaining  three  areas,  around  54  percent  of 
homeowners  had  been  in  residence  since  before  1970.   One-third  of 
Jamaica  Hills  homeowners  moved  in  after  1974. 

Neighborhood-wide,  63  percent  of  tenants  moved  into  their  housing 
units  less  than  five  years  before  the  Census,  including  67  percent  of 
those  living  in  Jamaica  Hills  and  68  percent  in  Forest  Hills. 
Twenty-seven  percent  of  Egleston  Square  tenants  had  rented  the  same 
apartment  for  between  five  and  ten  years  and  12  percent  of  tenants  in 
both  Jamaica  Central  and  Jamaica  Hills  had  not  moved  in  at  least  20 
years . 

Nearly  half  (47%)  of  the  owner-occupied  stock  in  Jamaica  Plain 
consisted  of  single-family  houses — from  37  percent  in  Hyde  and  Egleston 
Squares  to  56  percent  in  Jamaica  Hills.   (The  overall  city  average  in 
1980  was  50%.)  Duplexes  accounted  for  between  one-fifth  and  one-third  of 
the  owner-occupied  inventory  in  the  various  subneighborhoods ,  and  three- 
and  four-unit  buildings  provided  around  one-third  of  the  owner  stock  in 
three  areas.   Only  in  Jamaica  Hills  did  larger  structures  account  for  a 
sizable  share  of  the  owner-occupied  units — specifically,  34  percent.   In 
the  other  districts,  the  proportion  ranged  from  0  to  9  percent. 
Citywide,  duplexes  made  up  23  percent  of  the  owner-occupied  stock, 
three-to-four  unit  structures  contributed  19  percent  of  it  and  larger 
buildings  housed  8  percent  of  homeowners. 

Between  2  and  4  percent  of  the  tenants  in  each  subneighborhood 
inhabited  single-family  houses  in  1980.   Duplexes  provided  17  percent  of 
the  rental  inventory  in  Jamaica  Plain — from  12  percent  in  Hyde  Square  to 
26  percent  in  Forest  Hills.   Three-to-four  unit  structures  were  an 
important  resource  for  tenants:   22  percent  of  rental  units  in  Jamaica 


Hills,  40  percent  in  Hyde  Square,  44  percent  in  Jamaica  Central,  49 
percent  in  Egleston  Square  and  52  percent  in  Forest  Hills.   Even  larger 
buildings  contributed  the  bulk  of  the  inventory  in  a  few  sections  of  the 
neighborhood  (53%  of  the  rental  units  in  Jamaica  Hills  and  46%  in  Hyde 
Square).   In  Boston  overall,  4  percent  of  tenants  occupied  single-family 
houses,  13  percent  lived  in  duplexes,  29  percent  inhabited  three-to-four 
unit  buildings  and  54  percent  occupied  larger  structures. 

The  owner-occupied  stock  in  Jamaica  Plain  tends  to  be  old.   Housing 
was  built  in  Jamaica  Hills  during  the  1970s  (60  units)  and  Jamaica 
Central  (5  units)  but,  for  the  rest,  71  percent  of  the  inventory 
predates  World  War  II — viz.,  nearly  two-thirds  of  the  units  in  Forest 
Hills,  over  four-fifths  in  Jamaica  Central  and  Jamaica  Hills,  and  90 
percent  or  more  in  Egleston  and  Hyde  Squares.   These  figures  are 
comparable  to  those  for  Boston,  where  1  percent  of  owner-occupied 
housing  was  erected  after  1970  also,  and  where  75  percent  of  it  has 
existed  since  1939  or  earlier. 

The  rental  inventory  of  Jamaica  Plain  grew  less  during  the  1970s 
than  did  the  rental  stock  citywide  (2.2%  vs.  4.2%)  but  is  still  of  more 
recent  vintage  overall  than  the  owner-occupied  housing  in  the  district 
(i.e.,  only  62%  of  rental  units  were  built  by  1939).   Eleven  percent  of 
the  rental  dwellings  in  Egleston  Square  were  built  in  the  early  1970s. 
No  other  subdistrict  in  Jamaica  Plain  witnessed  such  intense 
construction  during  that  period,  although  7  percent  of  Forest  Hills 
rental  units  came  on  line  between  1975  and  1980. 

A  total  of  578  housing  units  were  constructed  in  the  neighborhood 
during  the  1970s,  11  percent  of  them  for  owner-occupancy.   Between  1980 
and  mid-1985,  653  units  were  built  or  underway,  at  least  24  percent  of 


them  condominiums.   Of  the  159  units  which  were  definitely  condominiums, 
99  (62%)  were  converted  from  other  uses  and  60  (38%)  were  rehabilitated. 
Just  over  half  (54%)  of  the  recent  additions  to  the  stock  were 
rentals — 201  HUD-assisted  units,  of  which  62  percent  were  new — and  150 
other  rentals,  none  of  which  were  new  construction  (83%  renovated,  17% 
converted) . 

Forty-seven  percent  of  the  recent  additions  to  the  inventory  in 
Jamaica  Plain  were  in  fact  rehabilitated  structures,  22  percent  were 
converted  from  other  uses  or  from  rental  to  owner  units,  and  31  percent 
were  new.   Without  full  data  on  the  1970  and  1980  status  of  the 
previously  existing  structures — commercial,  abandoned  residential, 
institutional  or  inhabited  residential — and  on  demolitions  it  is  not  yet 
possible  to  determine  the  number  of  net  additions  to  the  neighborhood 
housing  stock. 
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